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ue Development Charge Policies 


led Review all costs related to development 


The Development Charges Act defines capital cost as costs incurred or proposed to 
be incurred by a municipality or a local board, directly or under an agreement to 
acquire land (or an interest in land), to improve land, to acquire, construct or 
improve buildings, structures , rolling stock, furniture, equipment, library materials 
and to undertake studies in connection with any of the (aforementioned) matters. 
The scope of the Region’s current Development Charge Study did not include some 
of the services which it presently provides (i.e. Confederation Park, Solid Waste 
Disposal, Wentworth County Library, Airport, Daycare, Homes for the Aged). As 
well, all types of capital costs were not addressed in the initial study. Although 
Council may not wish to include all services or types of capital expenditures within 
the development charge, the 1993 Study update should review all services fully to 
provide Council and the Public with a complete assessment. 


Recommendation 


That all Regional Services and all capital needs be reviewed during the 1993 
development charge update. 


12 Deferred Payment Agreements 


Section 9 (8) of the Development Charges Act, allows a municipality and developer 
to enter into an agreement to delay payment of a development charge. The Region 
has extended this payment option to all developments with a deferred payment 
period of up to 3 years, at the developers’ discretion. Although the Region has 
provided for recovery of interest foregone from Regional reserves by cash flowing 
the deferred payments, delayed revenue recovery can restrict the Region’s financial 
flexibility (liquidity). The present policy should be expanded to include financial 
policy guidelines (e.g. how much of the Region’s financial resources should be 
committed to deferred payment agreements, eligibility criteria to ensure these 
developments who need the benefit receive it and should the policy continue during 
strong economic times as well as weak economic times, etc.). 
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With respect to the individual agreements, there are no requirements at this time for 
the developer to provide security against the possibility of payment default. If 
payment is not made when agreed, the Act provides that recovery will be made in 
the same way as taxes. To limit the Region’s financial exposure, security should be 
provided within the agreement. 


Recommendation 


That financial policy guidelines be developed for the deferred payment agreements 
during the 1993 development charge study update. 


That security, other than land, be provided equal to the total amount of the liability 
agreed to under the deferred payment agreement. 


18) Acreage Charge versus Square Footage Charge 


Most Ontario Municipalities who have adopted a non-residential development charge 
have done so on a per square foot (or metre) basis. Some of the benefits derived by 
this form of charge is: 


e the developer pays as the development proceeds 

e amount of charge paid by developer/business reflects density or amount of 
development 

e charge imposed reflects most current service standards and costs of servicing 

e easily administered by lower tier municipalities for collections 


Disadvantages of the Acreage Charge include: 


e small developments may pay a proportionately higher cost for services versus 
high density development 

e higher upfront cost for development 

¢ more difficult for lower tier municipalities to collect 

e more difficult to calculate charge for infill, conversion and expansion 
developments 
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Recommendation 


That the non-residential development charge be calculated on a square foot basis 
during the 1993 development charge update. 


1.4 Infill Development 


It is perceived by some that a lower development charge or no charge at all should 
be provided for infill development. Many Regional services such as Police, 
Administration, etc. are measured on a Region-wide basis and as such, provide 
benefit throughout the municipality. Other services such as Sewers, Water and Roads 
have elements of both Municipality-wide and area specific benefits. In an area which 
may experience infill development, the local sewer or water systems may be in place 
to accommodate the development. Outside the immediate area, the Area, City-wide 
and Region-wide systems are predominantly capacity based and as such, are 
impacted by all development forms. As well, infill development can impact upon 
local systems if, over time, the capacity of the services has diminished from its rated 
capacity because of corrosion or partial blockage. In this instance, additional usage 
caused by infill development can require replacement of the local mains to 
accommodate the growth. 


Recommendation 


That infill development be required to pay the same development charge as other 
forms of development. 


1.5 Uniform vs. Site Specific Charges 


Development charges should be uniform, rather than varying with the results of 
individual negotiations. It is appropriate to employ uniform, municipal-wide levies 
where the municipality is seeking to provide a uniform standard of service based on 
a uniform tax and rate structure. There may, however, be additional items (e.g. 
storm drainage) where it is appropriate to calculate a component of the charge on an 
area specific basis. As well, there may be instances where there are areas which have 
the necessary infrastructure available to service development (new or 
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redevelopment); hence there may be instances where area-specific charges may be 
fairer or more representative of the cost of development. 


Recommendation 


That the policy of uniform charges versus area-specific charges for Regional services 
be further pursued during the 1993 development charge policy update. 


1.6 Pre-June, 1990 subdivision Agreements 


The Region’s present policy is to not impose increased development charges on 
subdivisions, condominiums, severances or service agreements entered into prior to 
June, 1990 (the time when the Region adopted its Development Charge By-law). The 
Act provides that the charge may be imposed if the development of the land increase 
the need for services. Primarily, the increase in the need for services will occur upon 
a building being placed on the land. Hence, a charge should be imposed at this time. 
Any prior payments or services provided would be recognised as a credit against the 
charge payable under the prevailing by-law. It should be noted that these may be 
conditions in some agreements which could restrict the imposition of the 
development charge. Hence, interpretation of individual agreements should be based 
upon a review of those agreements relative to Section 14 of the Act. From an equity 
standpoint, this category of land should be treated (if possible) similarly to other land 
owners (i.e. post June 1990 subdividers) and be required to pay the current 
development charge. 


Recommendation 


That, in conjunction with the 1993 development charge update and by-law, the 
exemption for pre-June, 1990 subdivision agreements be discontinued. Individual 
agreements should be reviewed relative to Section 14 of the Development Charges 
Act. Further, that any payments or services provided within those agreements be 
recognised as a credit against the development charge payable. 
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7 Farm Exemptions 


The issue of farm property exemptions has been reviewed by other Ontario 
municipalities. Problems have been experienced in defining a farm resulting from 
the varied uses which can occur on agricultural property. These uses often include 
residential unit(s), crop cultivation, dairy and poultry breeding but may also include 
food processing, retail, light manufacturing, etc. Uses of the land therefore are both 
of a residential and non-residential nature and may include both primary and 
secondary farm activities. Some municipalities in Ontario have provided exemptions 
for growth-related non-residential farm buildings but problems have been 
experienced relative to what a bona fide farm is defined as. Some municipalities 
have provided an exemption of an amount of square footage of non-residential farm 
buildings to which, growth-related buildings constructed in excess of this would be 
eligible to pay the development charge. 


Recommendation 


That residential dwellings constructed on farm land continue to pay the appropriate 
development charge. With respect to other non-residential buildings constructed on 
farmland, a policy should be prepared during the 1993 Development Charge update, 
to provide an exemption to the development charge for a maximum square footage 
limit on the property to which, growth-related buildings constructed which exceed 
this limit, will be required to pay the non-residential charge. 


1.8 Institutional Exemptions 


Other than the mandatory exemption for the local government sector (including 
boards and commissions) and the school boards, it is the municipality’s discretion to 
exempt institutional uses. From first principles, if the institutional development 
requires Regional services (sewer, water, roads, etc.), the development should pay its 
appropriate development charges; otherwise the exemption would constitute a form 
of subsidy. Some municipalities such as Halton Region, have provided exemptions 
for hospitals. This exemption may be premised, in part, as Halton provides capital 
grants to hospitals to assist in expansion facilities. Some municipalities such as 
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Halton Region, York Region and Muskoka District have provided exemptions for 
places of worship. These policies have been discretionary at the will of Council. 


Recommendation 


That no exemptions be provided for institutional uses other than the mandatory 
exemption provided by the Development Charges Act. 


1.9 Exemptions for Property where a building was previously located on a lot 


- The Development Charges Act does not provide specific direction to this occurrence. 
Where a building is demolished and a new building is constructed, it would appear 
reasonable that a credit be provided for the pre-existing building. Where a building 
is demolished and remains vacant for 10 to 15 years, the concept of a credit is less 
clear. Municipal service levels and system capacities are measured periodically. 
Over time, the service capacity originally allocated to a vacant lot may be absorbed 
within the system and hence, re-development of the lot will require additional 
servicing capacity. As the development charge by-law has a maximum life of five 
years, this would appear to be the maximum length of time to recognise pre-existing 
development. Most Ontario Municipalities have provided exemptions for periods of 
between 24 to 36 months. The Region would commence its development charge 
study in the third or fourth years in order to update its development charge by-law 
within the five year maximum period and hence should adopt an exemption policy 
which recognizes the Region’s review period. 


Recommendation 


That the period to which a credit will be granted for a building or structure which 
previously existed on the same property be reduced from 10 years to 3 years. 
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1.10 Definition of Residential Units 
Recommendation 


That the Region continue to use present residential categories and definitions for 
single and semi-detached dwellings, Apartment-Bachelor and one Bedroom, and 
Apartments - 2 Bedrooms or larger. 


That the residential category of Row dwelling be discontinued and that Multiple 
dwelling units be implemented. Definition of this category would be similar to the 
following: 


“all dwelling units other than single detached dwelling, semi-detached 
dwelling and apartment dwellings, including mobile homes which do not 
require a permanent foundation." 


1.11 Definition of Non-Residential Uses 


Recommendation 


That commensurate with the 1993 Development Charge update, the key non- 
residential definitions similar to the following: 


"non-residential is defined as buildings or structures designed, adopted, or used for 
any purpose, but does not include land designed, adopted or used for residential 


purposes." 


"Gross floor area is defined as the total area of all floors above and below grade 
within the exterior perimeter of a building, but does not include an area for parking 
and loading or for access and manoeuvring." 


1.12 Conversions 


The Region presently has a policy which provides that the development charge will 
be applicable against building conversions (residential to non-residential, non- 


S-8 
SUMMARY AND RECOMMENDATIONS (Cont'd) 


residential to residential) less a credit for the existing use of the building based upon 
the prevailing D.C. rate for that use. This policy is similar to policies adopted by 
most Ontario municipalities and requires an incremental payment for increased use 
of services. 


Recommendation 
That the Region’s present policy for building conversions be continued. 


Z Existing Financial Policies 


yee Developer to pay for services which abut their land 


Under current policy, the Region will construct (or may have constructed in the past), 
sewer and water projects which provide services to undeveloped land. When the 
property develops in the future, the Region imposes a per metre charge on the land 
to be developed to recover past costs incurred. This policy has been in place since 
the period when the primary authority to recover costs was based in the Planning 
Act. Under the Development Charges Act, the growth-related component of the 
sewer or water project can be identified. This growth-related portion can be funded 
from development charges. 


Recommendation 


That the Region estimate and incorporate the costs of services, which would 
otherwise be recovered under its abutting land policy, into the general development 
charge. 


22 Best Efforts 


The Region presently requires a development to construct sewer and water services 
within a plan of subdivision. At times, when services are located at the perimeter 
of the property which will benefit adjacent lands, the Region has assisted the 
subdivider to recover a portion of the services from other land owners. The costs are 
recovered from future benefiting lands through the establishment of a one foot (or 
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.3 metre) reserve. To assist the land owner, the Region agrees to use its "Best Effort’ 
to recover a portion of these costs from future developments and direct these funds 
back to the original developer. This is done by including best effort clauses in the 
subdivision agreements. The Development Charges Act does not specifically address 
the use of a best effort clause. It is recommended that the costs normally recovered 
by the use of this clause, be recovered instead from the development charges. 


Recommendation 


That the Region estimate and incorporate the costs of future services which would 
otherwise be subject to a best effort clause, and incorporate them into the general 
development charge. 


23 Local Improvement Act 


The Region provides sewer and water services to areas where the local property 
owners have petitioned for works under the Local Improvement Act. In situations 
where undeveloped land adjacent to the services benefits from the servicing, the land 
owner is charged the local improvement rate (net of oversizing costs), plus the 
proportionate share of the project cost which is not recovered under the Local 
Improvement Act in the event he develops. 


Recommendation 


That the Region continue its policies with respect to emplacing services under the 
Local Improvement Act except in regard to recovery of the unfunded share of the 
local improvement cost. The growth related component of the unfunded cost should 
be recovered through the development charge with remaining cost being funded 
from rates or tax levy. 


2.4 Flankage Charges 


The Region imposes flankage charges for those properties which abut sewers or 
water services which were installed prior to the development of the property. To 
recover a portion of the cost of the service, the land owner is required to pay a 
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charge based upon the length of the property abutting the easement times a rate per 
foot (or metre) at the time the property is developed. 


Recommendation 


That the Region estimate the growth-related component of future flankage costs and 
that these costs be incorporated into the general development charge. 


25 Reversed Lot Frontages 


In certain instances, the Region constructs works under the Local Improvement Act 
which abut undeveloped lands. For planning or other reasons, the Region may 
register a one foot (.3 metre) reserve along the road easement (adjacent to the 
property) to restrict the property from accessing the service. The landowner is then 
required to reverse the frontage of the property and to provide road access and other 
servicing from another part of the property. In these instances, the development 
should not be required to pay for the local improvement work installed to which 
benefit will not be received. 


Recommendation 


That reversed lot frontages which have restricted access to services installed under 
the Local Improvement Act not be required to pay for the constructed works. 


3. Methodology of Apportioning Costs 
Recommendation 


That the methodology for Apportioning Costs for Regional Services provided in 
Table S-1 be utilized as the basis for the 1993 Development Charge update. 
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20 Year Servicing Strategy 


Recommendation 


That, for sewer and water services, a 20 year servicing strategy be prepared which 
provides for both the addition of new infrastructure and for the maintenance, repair 
and replacement of existing infrastructure. 


That the Capital Budget be expanded from a five year financial plan to a ten year 
financial plan. 


That, Official Plan policies be prepared to guide Council and staff on how 
development, outside of the urban servicing area which is accessible to urban 
services, will be dealt with should applications for servicing be made. 


That staff continue to monitor and consider market demands for major services in the 
preparation of the Region’s servicing strategy and Capital Budget. Where requests 
are made for servicing which are not provided for within the Capital Budget or 
within the timing provided for in the Capital Budget, that staff coordinate its review 
based upon planning policies, servicing availability, cost/benefit analysis, financing 
options, etc. 


i INTRODUCTION 


1-1 
INTRODUCTION 


1.1 Background 


On November 23, 1989, the Province of Ontario gave Royal Assent to the 
Development Charges Act. The approval of the Act represented the completion of 
a four year review of how Ontario municipalities impose financial conditions on 
development. The review was undertaken by a task force with representation from 
the development community (Ontario Homebuilders’ Association, Urban 
Development Institute, individual development company representatives), 
municipalities (AMO, AMCT, MFOA) and the Province. 


Prior to the passing of the Act, the primary basis on which municipalities received 
financial payments on service emplacements was the Planning Act. These financial 
requirements were imposed as conditions of approval for lands being developed 
through plan of subdivision, severance or under a condominium agreement. A 
municipality’s ability to obtain financial contributions for other forms of development 
(rezoning, minor variance) was less specific. With the passage of the Act, the 
primary basis for imposing financial conditions on all forms of new development is 


the Development Charges Act. 


With regard to the Regional Municipality of Hamilton-Wentworth, a development 
charge by-law (R90-82) was passed by Council on June 19, 1990. Subsequent to the 
passage of the by-law, several amendments were made. On June 16, 1992, in an 
attempt to provide economic stimulus for growth in the Region, a reduction in the 
charges was made. This reduction in charges was for the period April 22, 1992 to 
June 30, 1993 and represented a 30% reduction in residential charges and a 40% 
reduction in non-residential charges. 
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1:2 Terms of Reference 


During Council’s consideration of the 1992 reduction in development charges, it was 
concluded that a comprehensive review of the Region’s methods of financing growth- 
related capital requirements was required and Council approved a Development 
Charge Study process which would examine: 


Component I: Philosophical Issues 
Component II: Cost Identification 


Component III: Administrative and Legal Issues 


This study will address the first component, Philosophical Issues. The purpose of 
this component is to examine from first principles, the philosophical issues relating 
to the recovery of growth-related capital costs in the Regional Municipality of 
Hamilton-Wentworth and to recommend how this recovery may best be 
accomplished. 


The issues to be reviewed are as provided below: 


A. Complete a cost/benefit analysis of residential, commercial and industrial 
growth from a financial perspective only. 


B. Examine the fundamental methods and alternatives for cost recovery from 
first principles and recommend how this recovery is best accomplished. This 
will include a review of recovery policies and practices of other major 
municipalities in Ontario. 


ee Review current Regional policies and practices utilized for cost recovery to 
determine where inequities exist. 


DE Study individual issues and concerns raised with respect to the current 
development charges by-law. 
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Es Examine the advantages and disadvantages of implementing a twenty year 
servicing strategy where either market forces dictate the pattern of 
development or the Region, and recommend appropriate action. 


F. Determine the best methodology for apportioning costs between growth and 
non-growth components of each type of Regional service covered by the 
current development charge by-law. 


Gc: Determine the best methodology for projecting Regional service costs for 
future development. 


H. Determine the criteria for defining the term “local services" within the context 


of the Development Charges Act, 1989. 


The preparation of this report has been undertaken in two parts. The first report 
addressed items A and B above. Specifically, the report addressed various financial 
alternatives available to the Region for funding growth-related capital costs, as well 
as to undertake a cost/financial benefit analysis of various types of development. 
The purpose of the first study was to provide Council with an identification of 
whether new development provides a positive net financial contribution to the 
existing community with or without development charge contributions. 


This report will address items C to H, inclusive. These items have been segregated 
into two parts, these being Existing Financial Policies and Development Charge 
Policies. As a number of specific policies have been addressed for review and 
consideration, this report is to evaluate and recommend appropriate measures related 
to this review. 


2 DEVELOPMENT CHARGE 
POLICIES 
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A | Overview 


Since the adoption of the Region’s Development Charge by-law on June 19, 1990, a 
continuous dialogue has been held with staff of the Region and representatives of the 
development community. During discussions, various development charge policies 
have been scrutinized and questions raised relative to the application of these policies 
and interpretation of the Act itself. 


The Development Co-ordinating Committee of the Region of Hamilton-Wentworth 
has identified a number of issues to be reviewed and that recommendations be 
provided to affirm those policies or, where required, recommend different policies. 


The issues reviewed in this chapter are summarized below: 


Section 
Reference Issue 


2.2 Review all costs related to development 

2.3 Deferral Payment Agreements 

2.4 Acreage charge versus square footage charge 
2.5 Infill development 

2.6 Site specific charges 

2.7 Pre-June, 1990 Subdivision Agreements 

2.8 Farm exemptions 

2.9 Institutional exemptions 

2.10 Exemptions for property where a building was previously located on a lot 
2.11 Definition of residential units 

2.12 Definition of non-residential units 


2.13 Conversions 
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Paps Review All Costs Associated with Development 


The Development Charges Act, 1990, provides that a development charge is "a charge 
imposed with respect to net growth-related capital costs ..." 


Section 1 of the Development Charges Act provides the following definitions: 


“capital cost" means costs incurred or proposed to be incurred by a 
municipality or a local board thereof directly or under an agreement. 


(a) to acquire land or an interest in land, 
(b) to improve land, 
(c) to acquire, construct or improve buildings and structures, 
(d) to acquire, construct or improve facilities including, 
(i) rolling stock, furniture and equipment, and 
(ii) | materials acquire for circulation, reference or information 


purposes by a library board as defined in the Public 
Libraries Act, 1984, and 


(e) to undertake studies in connection with any of the matters in 
clauses (a) to (d). 


Section 2 of the Ontario Regulations, 725/89, which accompany the Act, provides: 


"Despite any provision of a development charge by-law, a municipality shall 
not include in its calculation of development charges the growth-related net 
capital cost of a service that is not being provided at the time the development 
charges are being calculated." 


Based on the foregoing, the Region is able to collect charges for capital costs (net) for 
services which they presently provide. On that basis, Figures 2-1 and 2-2 identify 
and organize the potential costs which could be recovered from growth under the 
Development Charges Act. 
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Figure 2-1 presents the four levels of service for sewer, water and road works: 


° Level A presents the broadest area of services which provide benefit to the 
widest area of the Region. All services at this level are the responsibility of 
the Region. 


° Level B represents services which are often planned and provided to the 
benefit of individual lower tier municipalities. Existing levels of service are 
measured at the aggregate level with future service expansions being planned 
based on municipality-wide forecast totals. 


° Level C services relate to broad development area nodes. Service planning is 
undertaken based upon the physical nature of individual areas and the 
specifics of proposed developments. 


° Level D services are those which are an integral part of individual 
developments. Although minimum standards may be established by 
provincial regulation or municipal planning/engineering standards, some 
control and input is provided by the developer of the individual development. 


Figure 2-3 provides the means for obtaining growth-related capital contributions for 
such works under the Development Charges Act, 1990. Level D services which are 
specific to individual developments and, in most cases, are located internally within 
the development, are the responsibility of individual developments and continue to 
be acquired through site plan, severance, subdivision, condominium, development 
and other agreements outside of the Development Charges Act. 


Sewer and water services are the responsibility of the Region. Storm sewers within 
the City of Hamilton only, and Region-wide transportation services are also the 
responsibility of the Region. Each of these services for each tier service level are 
recoverable under the Development Charges Act for growth-related services. 


Figure 2-2 sets out nine classes of regional services, together with the various growth- 
related capital spending components which may be potentially recovered under the 
D.C.A. These services are amenable to inclusion in a development charge by-law, for 
financing on a uniform Region-wide or similar basis. Figure 2-4 presents the 
potential for financing these services under the Development Charges Act, 1990. 
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The Region’s 1990 development charge study did not address all services which it 
presently provides. Service such as Confederation Park, Solid Waste Disposal, 
Wentworth County Library, Airport, Daycare and Homes for the Aged were not 
reviewed during that study. As well, all types of capital costs (eg. land, rolling stock, 
equipment, etc.) were not addressed in the initial study for those services which were 
included. Although Council and/or staff may not wish to include all service or types 
of capital expenditures within the development charge, the next study update should 
review all services fully to provide Council and the public with a complete 


assessment. 
Recommendation 


The all Regional services and all capital needs be reviewed during the 1993 
development charge study update. 
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23 Policy of Using Deferred Payment Agreements 


The Development Charges Act, 1989 provides for various collection timing options. 
A summary is provided below for each option along with a brief discussion of 
advantages and disadvantages to the municipality: 


COLLECTION D.C.A. ADVANTAGES DISADVANTAGES 
TIMING/METHOD | REFERENCE TO MUNICIPALITY TO MUNICIPALITY 


Building permit 9(1) applicable to all services significant impact on 
collection of most current municipal financial resources 
; charges for "hard" services 
may accelerate land (municipality emplaces 
development as no upfront service, total funding 
financial responsibilities to dependent upon final 
developer building permit issuance) 
° all charges paid by builder 
and possibly the homeowner 
e development may be delayed 
if financing of works not 
available 


Subdivision 9(3) ° earlier collection of funds to 

agreement finance "hard" services 

° cost shared between developer 
and builder 


° applicable to certain services 
only (sewer, water, 
transportation, hydro) 

° may cause development to be 
staged to minimize developer 
cash flow requirement 


° must be provided for within 
municipality’s by-law 

° may require a separate 
agreement 


° accelerated financing 
responsibilities by developer 
° costs borne by developer 


° mutual agreement between 
specific developer and the 
municipality 

° accelerates municipal revenue 
(increased cash flow) 

° may accelerate service 

emplacement for specific 

development 


Prior to building 
permit/subdivision 
agreement 


Collection post ° mutual agreement between ° delay in municipal revenue 
building permit specific developer and the receipt (decreased cash flow) 
municipality risk of default on payment 
° increased cash flow for 
developer/builder 
° may assist in increasing supply 


of residential and non- 
residential units 
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COLLECTION Diz: ADVANTAGES DISADVANTAGES 
TIMING/METHOD | REFERENCE TO MUNICIPALITY TO MUNICIPALITY 


Emplacement of 9(9) specific development works may cause higher proportion 
service by constructed by developer of costs to be borne at the 
agreement /credit ° services emplaced when time of subdivision 
provided (s.13(1)) required ° may slow development as 
° may cause lower proportion of higher burden may be borne 
costs to be paid at time of by developer 
building permit ° most applicable to hard 
° may accelerate subdivision services 


° increased likelihood of need 
for front end agreement 


development as servicing 
available when needed 


° specific costs funded by ° initial financial burden may 


Front-end financing 


developer be higher than under sections 
e minimized financial exposure 9(1), 9(3) and 9(4) 
by municipality ° increased administration to 
° may accelerate development as municipality 
servicing available when ° may slow development if 
needed appealed 
° long term payback to 
developer 
° most applicable to hard 
services 


Overcontribution e works provided when required higher cost sustained by 
by developer e minimize financial development 
responsibility of municipality ° may slow development as 
° more contributions than defined higher costs incurred 
in the development charge by- 
law 
° may accelerate municipal 


approval of development 


Section 9(8) of the Development Charges Act, allows a municipality and developer 


to enter into an agreement to delay payment of a development charge. the Region 
has extended this payment option to all developments with a deferred payment 
period of up to three years, at the developers discretion. 


The present agreement and policy appears (not a legal opinion but from an economist 
viewpoint) to define both parties’ rights and obligations. The Region has minimized 
the financial carrying costs by way of imposing an interest charge at the Region’s 
short term borrowing rate. Although these agreements have provided for recovery 
of interest (lost earnings from Regional reserves by cash flowing the deferred 
payments) delayed revenue recovery may restrict the Region’s financial flexibility 


DEVELOPMENT CHARGE POLICIES (Cont'd) 


(liquidity) over time if the total amount of the deferred payment becomes excessive. 
The present policy should be expanded to included financial policy guidelines (eg. 
how much the Region’s financial resources should be committed to deferred payment 
agreements, eligibility criteria to ensure these developments who need the benefit 
receive it and should the policy continue during strong economic times as well as 
weak economic times, etc.). 


With respect to the individual agreements, there are no requirements at this time for 
the developer to provide security against the possibility of payment default. If 
payment is not made when agreed, the Act provides that recovery will be made in 
the same way as taxes. Hence, if a payment default occurs, payment responsibility 
moves from the developer to the homeowner. To limit the Region’s and future 
homeowners’ financial exposure, security should be provided within the agreement. 
This may take the form of a letter of credit or some other form of security mutually 
agreed to by both parties. 


Recommendation 


That financial policy guidelines be developed for the deferred payment agreements 
during the 1993 development charge study update. 


That security, other than land, be provided equal to the total amount of the liability 
agreed to under the deferred payment agreement. 
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2.4 Acreage Charge Versus Square Footage Charge 


Historically, when lot levies were imposed by municipalities under the authority of 
the Planning Act, the requirement for payment was made at the time the lot was 
created (eg. at the time of subdivision or condominium agreement, or as a condition 
of severance). The Development Charges Act provides that the primary time of 
imposing charges is at the issuance of a building permit. This timing change 
facilitates municipality's ability to impose square footage charges as the actual size 
of the building will be known. 


Section 3 of the Act also allows municipalities to impose charges on all forms of 
development and redevelopment (eg. rezoning, infill, conversions). Hence charges 
may be imposed in concert with the amount of development which occurs at various 
points in time. Historically under the Planning Act, the acreage charge was based 
upon either an averaged estimated density or maximum density of development. 
The Region, under its current policy, provides for a per acre charge for development 
with per square foot charge imposed for buildings constructed in excess of 50% of 
the land area. 


Based upon a C.N. Watson and Associates Ltd. Survey of Development Charges in 
early 1992, 85% of municipalities which impose non-residential development charges 
have done so on a square footage basis. 
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A brief discussion of the advantages and disadvantages to acreage charges versus 
square footage charge for non-residential development is provided below: 


ACREAGE CHARGE SQUARE FOOTAGE CHARGE 


simpler to impose developer pays charges as development proceeds 

charge at time of service requirements for softer services and Region/City-wide 
subdivision agreement sewer, water and roads services closer aligned to development 
signing activity 

payment for total service charges imposed at time of development reflect most current 
area provided earlier standards 

although additional amount of charge paid by developer/business reflects density 
charges may be imposed or amount of development 

for higher density charge imposed represents the most current cost of providing 
developments services 


cost for local sewer, collection of charges by area municipality easily administered 


water and roads services calculation of charge is amenable to soft services and 

available to this form of Region/City-wide sewer, water and road services 

charge exemptions for certain forms of development may be 
facilitated easily 


2-14 
pin DEVELOPMENT CHARGE POLICIES (Cont'd) 


charge is based upon average density requires definition of square footage (eg. 
although additional charge may be imposed does not include mechanical /electrical 


for high density developments rooms, underground parking, etc.) 

small developments (low density) may pay local services for an area installed at time 
a proportionally higher cost for services of initial development although receipt of 
than higher density developments payment staged as development 
problems may occur in definition of gross progresses over time 

or net acre 

payment at initial building permit may not 

reflect most up-to-date standards of service 

or costs at time of subsequent additions or 

expansions 

proportionally higher cost for low density 

developments may provide a deterrent or 

make the development less financially 

feasible 

this form of charge is difficult to administer 

relative to expansions, conversions and 

possibly infill developments 

higher upfront cost for development may 

provide a deterrent or make the 

development less financially feasible 


Recommendation 


That the non-residential development charge be calculated on a square footage basis 
during the 1993 development charge update. 
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2.0 Infill Development 


It is perceived by some that a lower development charge or no charge at all should 
be provided for infill development. Many Regional services such as Police, 
Administration, etc. are measured on a Region-wide basis and as such, provide 
benefit throughout the municipality. Other services such as Sewers, Water and Roads 
have elements of both Municipality-wide and area specific benefits. In an area which 
may experience infill development, the local sewer or water systems may be in place 
to accommodate the development. Outside the immediate area, the Area, City-wide 
and Region-wide systems are predominantly capacity based and as such, are 
impacted by all development forms. As well, infill development can impact upon 
local systems if, over time, the capacity of the services has diminished from its rated 
capacity because of corrosion or partial blockage. In this instance, additional usage 
caused by infill development can require replacement of the local mains to 
accommodate the growth. 


Consideration must also be given to who may have originally paid for the installation 
of the services to which infill development benefits. In certain instances the Region . 
has funded certain sewer and water projects with an expectation that contributions 
would flow back as development proceeded. On this basis it may not be inequitable 
for infill development to make contributions as future payments were anticipated. 


The concept of infill development can also change over time. For example, a new 
development considered "greenfield" today may have lots in fifteen to twenty years 
from now which will be considered infill. Emplacing services today and basing the 
_ development charge on all of the lands making development charge contributions, 
would require that each lot pay the development charge. 


Recommendation 


That infill development be required to pay the same development charge as other 
forms of development 
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2.6 Uniform vs. Site-Specific Charges 


It is appropriate to employ uniform, municipal-wide levies where the municipality 
is seeking to provide a uniform standard of service based on a uniform tax and rate 
structure. Development charges should be uniform, rather than varying with the 
results of individual negotiations and wherever possible, charges should be levied 
at the rate prevailing at the time of development. However, in those communities 
where the infrastructure is in place and can accommodate further development (new 
development or redevelopment) with no or limited impact on infrastructure, area- 
specific charges may be a fairer or more representative cost of development (or 
redevelopment). 


The cost of oversizing requirements (sewers, watermains) imposed on developers 
within their subdivisions should be borne by the municipality via a component of the 
development charge. This approach is preferable from an administrative viewpoint 
and is more favourable to the development community where small subdivisions are 
prevalent. Developer front-end financing with subsequent recovery from future 
developers, may be appropriate, particularly outside of urban service areas, where 
off-site works are required before a development can proceed. 


It is noted that the Act does provide for the use of both uniform and area-specific 
charges and hence, adoption of one approach versus another would be at the 
discretion of the municipality. Discussions were undertaken with staff relative to 
instances where an area-specific charge may be used for Hamilton-Wentworth. One 
area of note was the mature urban sections of the Region such as the Hamilton 
downtown area which has been under review relative to reurbanization. Discussions 
focused upon a number of D.C. policy issues (eg. infill, possible local servicing costs 
in place, intensification, etc.). There are a number of ways municipal policy may be 
used to attain the Region’s goal of reurbanization. For example, Council may decide 
to exempt an area targeted for reurbanization. This exemption policy does not infer 
that development in this area does not have a financial impact on the Region, only 
that the charges will not be imposed on this area and the non-collected charges will 
be funded from the property tax base or water/sewer rates. A similar end may also 
be reached by imposing a development charge on development but providing some 
form of special subsidy. These subsidies would be raised from property taxes or user 
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rates (hence an impact onto existing tax/ratepayers) and would allow the subsidy to 
be provided on a case by case basis, hence maximizing the target objective of the 
subsidy program. 


At this time, it is recommended that further consideration be given during the 1993 
development charge policy update and that staff recommend an approach for 
Council’s consideration at that time. 


Recommendation 


That the policy of uniform charges versus area-specific charges for Regional services 
be further pursued during the 1993 development charge policy update. 
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2.7. _—«~Pre-June, 1990 Subdivision Agreements 


The Region’s present policy is to not impose increased development charges on 
subdivisions, condominium, severances or service agreements entered into prior to 
June, 1990 (the time when the Region adopted its Development Charge By-law). The 
Act provides that the charge may be imposed if the development of the land 
increases the need for services. Primarily, the increase in the need for services will 
occur upon a building being placed on the land. Hence, a charge should be imposed 
at this time. Any prior payments or services provided would be recognised as a 
credit against the charge payable under the prevailing by-law. It should be noted 
that there may be conditions in some agreements which would restrict the imposition 
of the development charge. Hence, interpretation of individual agreements should 
be based upon a review of those agreements relative to Section 14 of the Act. From 
an equity standpoint, this category of land should be treated similarly (if possible) 
to other land owners (i.e. post June 1990 subdividers) and be required to pay the 
current development charge. If there have been costs for external services provided 
for within these agreements, then the Act (Section 14) provides for credits to be 
given. In this way, no pre-June, 1990 developer would pay an amount higher or 
lower than a developer who has entered into an agreement post-June, 1990. 


Recommendation 


That, in conjunction with the 1993 development charge update and by-law, the 
exemption for pre-June, 1990 subdivision agreements be discontinued. Individual 
agreements should be reviewed relative to Section 14 of the Development Charges 
Act. Further, that any payments or services provided within those agreements be 
recognised as a credit against the development charge payable. 
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2.8 Farm Exemptions 


The issue of farm property exemptions has been reviewed by other Ontario 
municipalities. Problems have been experienced in defining a farm resulting from 
the varied uses which can occur on agricultural property. These uses often include 
residential unit(s), crop cultivation, dairy and poultry breeding but may also include 
food processing, retail, light manufacturing, etc. Uses of the land therefore are both 
of a residential and non-residential nature and may include both primary and 
secondary farm activities. Some municipalities in Ontario have attempted to provide 
exemptions for non-residential farm buildings but problems have been experienced 
relative to what a bona fide farm is defined as. For example: 


e Dictionary - "a tract of land for the purpose of cultivation sometimes 
specialized as dairy, grass, poultry. Also a tract of water used as a preserve". 
- Shorter Oxford English Dictionary. 


e Farm Tax Rebate Program - to be eligible for a farm tax rebate, the property 
must be assessed as farmland and be in eligible agricultural production during 
the current year. 


e Dictionary of Canadian law: 


Farm. n. 1. Land in Canada used for the purpose of farming, which term 
include livestock raising, dairying, bee-keeping, fruit growing, the growing of 
trees and all tillage of the soil. 2. An area of land that is suitable for 
purposes of agricultural production, including a greenhouse, fur or tree 
farming operation. 3. An immoveable (1) that is exploited for purposes of 
agriculture or horticulture, in a hot house or in the open, aviculture, bee- 
keeping or the raising of livestock, or as an orchard, sugar bush or farm 
woodlot, if that exploitation is real and continuous, and (2) that is not used 
mainly for residential purposes or for purposes of pleasure, recreation or 
sport, or intended to be so used. 


Bona Fide Farmer. A person who (i) owns or leases land and operates a 
farm, or (ii) owns shares in a farm corporation that operates a farm, and who 
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(iii) spends more than 50% of his working time on the farm, and (iv) receives 
annually more gross cash income from the sale of farm products than from 
wages for work performed off the farm. Prince Edward Island Lands Protection 
Act, S.P.E.L 1982, ¢.16, s-1. 


In recognition of some of these problems experienced with farms, some municipalities 
have provided an exemption (an amount of square footage of non-residential farm 
buildings) to which, growth-related buildings constructed in excess of this would be 
eligible to pay the development charge. This would exempt small farms, while 
imposing charges on larger farms which may have secondary activities. Residential 
buildings would be required to pay the appropriate development charge. If the 
Region wishes to provide a form of exemption policy, this would appear to be an 
appropriate method. 


Another area of concern raised is farm help houses. This form of structure can vary 
from a dormitory style building (which may or may not provide cooking and 
washroom facilities) to a multi-unit building, hence the term describes the intended 
use of the building and not the form of the structure. Depending on the form of the 
structure, the building may be categorized as a residential building or a non- 
residential building. For individual building applications which may be submitted, 
clarification of the type of structure will have to be determined. The lower tier 
municipality’s zoning by-law would provide a basis for this determination. 


Recommendation 


That residential dwellings constructed on farm land continue to pay the appropriate 
development charge. With respect to other non-residential growth-related buildings 
constructed on farmland, a policy should be prepared during the 1993 Development 
Charge update, to provide an exemption to the development charge for a maximum 
square footage limit on the property to which, buildings constructed which exceed 
this limit, will be required to pay the non-residential charge. 
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29 Institutional Exemptions 


Other than the mandatory exemption for the local government sector (including 
boards and commissions) and the school boards, it is the municipality’s discretion to 
exempt institutional uses. 


The Development Charges Act, 1989 provides: 


3(3) | A by-law passed under subsection (1) shall, 


(a) designate those uses of land, buildings or structures upon which a 
development charge shall be imposed; 


(b) designate the areas within which a development charge shall be 
imposed; 


3(5) | Despite subsection (3), a by-law passed under subsection (1) may, 
(a) designate categories of institutions for the purposes of clause (b); 


(b) provide for a full or partial exemption of designated categories of 
institutions from the payment of development charges; 


3(6) No land, except land owned by and used for the purposes of a board as 
defined in subsection 29(6) or a municipality, is exempt from a development 
charge under a by-law passed under subsection (1) by reason only that it is 
exempt from taxation under section 3 of the Assessment Act. 


The following is a list of uses that are exempt from taxation under the Assessment 
Act. 


: Crown lands 

; Indian lands 

- churches - place of worship, churchyard, cemetery or burying ground 
- public educational institutions 
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- philanthropic or religious seminaries 

- educational seminaries (grounds up to 50 acres) 

- public hospitals 

- highways, etc. - every highway, lane or other public communication and every 
public square 

- municipal property 

- property owned, occupied and used by Boy Scouts and Girl Guides 

: industrial farms, etc. - every industrial farm, house of industry, house of 
refuge, institution for the reformation of offenders or for the care of children, 
boys’ and girls’ home, or similar institution conducted on philanthropic 
principles 

- incorporated charitable institutions (eg. the Canadian Red Cross Society, St. 
John Ambulance Association, etc.) 

- property of a children’s aid society 

- scientific or literary institutions 

: scientific or literary institutions 

: battle sites 

= exhibition buildings of companies (subject to the consent of the municipality) 

- machinery and equipment used for farm, manufacturing or smelting purposes 

- machinery and equipment for producing electric power 

- forestry purposes - one acre used for forestry purposes for every ten acres of 
the farm in one municipality under a single ownership but not more than 
twenty acres in all 

- mineral land including machinery 

- machinery, plant, appliances and structures of telephone and telegraph 
companies 

- all alterations, improvements and additions (commence after May 15, 1984) 
made to existing residential units providing accommodation for a person (65 
years of age and over or handicapped) who would otherwise require care in 
an institution (owner must apply to Minister for the exemption) 

- recreational lands of religious institutions (subject to the consent of the local 
municipality) 

- land belonging to the Navy League (subject to the consent of the local 
municipality) 
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Note: Recreational lands of religious institution and land belonging to the Navy 
League are not exempt from local improvement rates 


From first principles, if the institutional development requires the Regional services 
(sewer, water, roads, etc.), then the Region should recover its costs. Exempting 
institutional development is a form of subsidy (as shortfalls in development charge 
collections resulting from exemptions will have to be recovered from the tax/rate 
base). It is noted that some municipalities have exempted certain categories of 
institutions. Municipalities such as Halton Region, have provided exemptions for 
hospitals. This exemption may be premised, in part, as Halton provides capital grants 
to hospitals to assist in expansion facilities. Some municipalities such as Halton 
Region, York Region and Muskoka District have provided exemptions for places of 
worship. These policies have been discretionary at the will of Council. 


Recommendation 


That no exemptions be provided for institutional uses other than the mandatory 
exemption provided by the Development Charges Act. 
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2.10 Exemptions for Property Where a Building was Previously Located on a Lot 
Fin 92-097 provided the following recommendations: 


"That a full credit of Development Charges be given for residential and non- 
residential development where a building or structure previously existed on 
the same land within 10 years of the building permit application for current 
development." 


The Development Charges Act, 1991 does not provide specific direction as to whether 
a development charge is payable on vacant land which previously had a residential 
or non-residential use on it. Section 3(1) of the Act provides that "a municipality may 
pass by laws for the imposition of development charges against land if the 
development of the land would increase the need for services". 


Measuring the increase in the need for services would provide for a measurement of 
services utilized at a certain point in time. Immediately prior to applying for a 
building permit the house or non-residential building may not exist as it was recently 
demolished. Conversely, the lot may have been vacant for 15 years of which a 
building existed prior to that. Over time, the service capacity originally allowed to 
a lot may be absorbed within the municipality. 


Measurement of servicing capacity for Regional services will be undertaken and 
updated with each development charge review. The DCA provides that the by-law 
must be updated within a maximum five year period. It will be during each of these 
reviews that existing capacities to finance future growth will be measured. 


It would appear that the ten year period presently adopted by Council may be a 
longer period to recognize prior existing development than what is reasonable. 
Absorption of service capacity or measurement of existing capacity will be 
undertaken every three to five years at which time estimates of capital facilities 
required to accommodate new growth will be determined. Hence, the period to 
which this exemption would apply should be no less than two years or no longer 
than five years. Many municipalities within Ontario have provided policies which 
recognise pre-existing buildings from between 24 to 36 months prior to building 
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permit. In lieu of the development charge by-law update being undertaken 
approximately every three to five years, a three year period to recognize pre-existing 
buildings appears reasonable. 


Recommendation 


That the period to which a credit will be granted for a building or structure which 
previously existed on the same property be reduced from ten years to three years. 
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2.11 Definition of Residential Units 


Within the calculation of development charges, residential services are often based 
on measurements using numbers of residents. Statistics Canada data, past studies 
and surveys provide a basis for measurement of average occupancy levels for 
different housing forms. 


The Development Charges Act does not define residential unit types. The definition 
has been left to the discretion of the municipality. Definition of housing types are 
often based upon definitions identified within zoning by-laws, Official Plans and 
other planning documents of the municipality. Figure 2-5 provides an example of 
the residential unit types defined in the zoning by-laws of Flamborough and Stoney 
Creek. As can be seen, there are minor differences in definition. Given that the 
Region has six lower tier municipalities, specific definitions of housing types may 
vary amongst municipalities. 


With respect to the categories of residential units, most Ontario municipalities have 
adopted to vary the development charge based upon the size of the housing unit. 
Low density development is normally defined as single and semi-detached units. 
High density developments are normally defined as apartments but the charges are 
often varied by size of the apartment. This definition is either based upon the size 
of the apartment or, in most cases, the number of bedrooms. Medium density 
development is often more difficult to categorize as a specific housing type. For 
example, row house, townhouse, stacked row house, maisonettes, etc. are examples 
of the various forms of medium density development. 


It should be noted that "condominium" does not define a type of housing unit. This 
describes a form of ownership whereby the condominium corporation owns the land 
and the individual owns the unit. Historically, condominiums have been associated 
with apartment units or townhouse forms of housing. In more recent times, single 
and semi-detached units and commercial/industrial developments have embraced 
this form of ownership. Housing definitions should be established on the type of 
physical dwelling and not by tenure. 
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Mobile homes can also be difficult to define. The definition can range from a trailer 
form of unit (with wheels) to a prefabricated movable home which may or may not 
have a permanent foundation (often this form of unit is included in a lower 
occupancy category). Mobile homes should then not be considered a specific 
category of housing unit. Determination of the form of housing would be 
undertaken by the building department of the area municipalities at the time a 
building permit is applied for. 


Figure 2-6 presents the residential unit definitions as provided for in the development 
charge by-laws of the Region, Cities of Hamilton and Stoney Creek, Town of 
Flamborough and Township of Glanbrook. Based upon a review of the definition 
used within the Region’s by-law, most of the residential housing definitions appear 
to be consistent with the lower tier municipalities. No changes are recommended to 
the definitions except with respect to row dwellings. This term appears to be 
somewhat restrictive given the various forms of medium density dwelling units 
offered on the residential real estate market today. A definition for medium density 
units similar to that of Stoney Creek would appear to cast the broadest definition of 
these types of residential units. 


Recommendation 


That the Region continue to use present residential categories and definitions for 
single and semi-detached dwellings, Apartment-Bachelor and one Bedroom, and 
Apartments - 2 Bedrooms or larger. 


That the residential category of Row dwelling be discontinued and that Multiple 
dwelling units be implemented. Definition of this category would be similar to the 
following: : 


"all dwelling units other than single detached dwelling, semi-detached 
dwelling and apartment dwellings, including mobile homes which do not 
require a permanent foundation." 


FIGURE 2-5 


CATEGORIES OF RESIDENTIAL UNITS 
AS DEFINED IN MUNICIPAL ZONING BY-LAWS 


Single detached 


Semi-detached 


Link dwelling 


Duplex dwelling 


Triplex dwelling 


Quadruplex/Fourplex 


Townhouse 


separate dwelling containing one 
dwelling unit 


one of two dwelling units 
attached vertically by an above 
and below grade common wall, 
each of which has an independent 
entrance directly from the outside 
or through a common vestibule 


one of two dwelling units 
attached vertically by a below 
grade common wall, each of 
which has an independent 
entrance from the outside 


one of two dwelling units 
contained within a building 
divided horizontally into two 
separate units, where each has an 
independent entrance directly 
from the outside or through a 
common vestibule 


one of three dwelling units 
contained within a building 
divided into three separate units, 
each with independent entrance 


dwelling divided into four 
dwelling units, each with an 
independent entrance 


dwelling unit divided vertically 
into three or more dwelling units 
with a maximum of eight units, 
each with independent entrances 


dwelling unit contained within an 
apartment building or a dwelling 
unit contained within a building 
which has one or more permitted 
uses on the first floor 


building comprising one 
dwelling unit, not including a 
mobile home 


one of a pair of dwelling units 
attached horizontally or in part 
above grade and divided 
vertically from each other by a 
common wall extending at lease 
one storey above finished grade 


not specifically defined 


building containing two dwelling 
units but does not include a pair 
of semi-detached dwellings 


building containing three 
dwelling units but does not 
include a townhouse 


a separate building containing 
four dwelling units and not used 
by more than four families 


building containing not less than 
three and not more than eight 
units with each unit separated by 
a common or party wall(s) with 
a separate outside entrance to 
each unit 


building containing five or more 
dwelling units which building 
shall have a common entrance 
from a street level with common 
hall, stairs, yards and accessory 
buildings, but not a boarding 
house 
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CATEGORIES OF RESIDENTIAL UNITS 
AS DEFINED IN MUNICIPAL ZONING BY-LAWS 


Ao VEFPUINEDV WN NYS 


RESIDENTIAL USES 


9. Mobile home 


(Cont'd) 


TOWN OF FLAMBOROUGH CITY OF STONEY CREEK 


dwelling exceeding 2.6 metres in unit designed to be made mobile 


width or 11 m in length that is and constructed to provide a 
designed to be made mobile and permanent residence for one or 
constructed to provide a more persons 


permanent unit for one or more 


persons 


juauidojaaap SUSZID JOIUas B JO 


asnoyU MO} ‘paysejap-twas /a|Zuls 
eB jou SI YIM s8ul[jamp soul 


Jo auo jo 8uysisuos 8urpying 


apei3 ye saoueljue ayeatid azour 
10 OM) YIM pue (s)]]2M UOWUTOS 
Aq pajeiedas ‘syn 8urjjamp 
a10UI JO aaJyy OUT AT[eonIAA 
peplaip 8urpying jequapisas 


yem 
uouluoo ev Aq sytun 3uljamp omy 
oyu! paplalp Bulpiing jeyuapisar 


ainjoniys Jo Burpjing Jayjoue 
0} peyoeryye jou yun 3uljamMp auo 
jo 8uysisuco 8urpying [equapisal 


juauidojaaap ,suaznio 

jJoluas pue yu uyede ‘asnoyuMoy 
‘Zul[aMp peyoejap-tuas /a/Zurs 
Surpnpour sjenplalput 

aioul Jo auo Aq uoneyqey ueunYy 
10} pasn 10 paydepe ‘pauSisap 


AOOUENV'T9 dO dIHSNMOL 


sSul[jamp 

asnoy wauyede pue s8urjjamp 
patpejap-lures ‘sBurjamp Apruey 
a|3uls ueyy Jayjo s8urjamp [|e 


asnoy 8urpse0qg 

B JOU yNq /IOPIIOD JOI|}Ul 

ue Aq pepeuuos stun 8urjjamp 
Inoj Buturejuos Burpying e Uy 
yun 8uypemp [equepisaz Aue 


peuyap Ajjeoyioeds you 


peuyap Ajjeoyiceds jou 


apes3 paysiuly aaoqe 

Aaioys auo ysea] ye Bulpuayxe [Tem 
uounuos e Aq Jayjo yea Woy 
Ajjeonsaa peptiarp pue apes3 aaoge 
yaed ut Jo Ajjeyuozioy payseye 
syiun 8uljjamp jo died e Jo auo 


ainjonys 
Jayjouer 0} paypeye jou Burpying 
Jequapisaz e ul yun 8urjamp 


s[eNplAIpul asowl 
JO aUO Jo} suOTepouTUODR BurAl| 
8B pasn aq 0} papusjul Jo pauZisap 
‘pasn aAs0s}eyM puly Aue 

jo sainjonays Jo sZuIpjing jo pur| 


MaTAD AYNOLS dO ALIO 


aAoge 9 pue fF “E aas 


Zul]jeaMp Mol & JO paydejap 
-lulas JO a[Zuls eB jou ‘s8ul]jamp 
a10UI Jo auo jo BuNsisucs Burpying 


peuyap Ajjeoyieds you 


sued jeyuozi0y eB uO syuN 
8ujjamp Aue 8urjnge jou pue 
s]]2M JO [Jem Jeorsaa eB Aq payoeye 
syiun Sur]jaMp asoul Jo aay 

jo Zunsisuco 8urpying jenuapisey 


S][2M JO [JBM JeonIaA 
e Aq payoerye syiun Burjamp om) 
jo 8unsisuco 8urpying jenuapisal 


ainjonijs ayjouer 
0) payoeye you jun B8urjamp auo 
jo 8unsisuco 8ulpying jequapisel 


yuauniede ue pue 8urjamp 
Mod ‘payoejap-tas /ajZurs 
8 sapnpoul pue sjenpraipur 
a1OUI JO BuO Jo aoUapisal Jo auIOY 


e se pesn Jo paydope ‘pouSisap 


HONOYXOINV 1d JO NMOL 


aAoge 9 pue f ’€ 908 


Zulj[PMp Mol eB JO paydejep 
-lUas JO a[Zuls & jou ‘s8ul][amp 
asoul Jo auo jo Buysisuoo Burpying 


pauyap Ajjeoyicads you 


ainjonys Jayjoue 0} payoeyqe syed 
Jao OU 4Nq ‘s]]eM [POHIIA OMY 

Jo auo 8uraey yun BuljjaMp au 
jo Bunsisuoo 8uipying jenuapises 


ainjonys Jayjoue 0} payoeyje syed 
JayJO OU {Ng ‘S][eEM [BOHIIA OMY 

Jo auo Burary yun Zuljamp auo 
jo 8unsisuco 3ulpiing jenuapisel 


ainpniys Jayjoue 
0} peyoeye you yun Burjjamp auo 
jo 8unsisuco 8urpying jenuapisar 


yuauiede ue pue 8uljamp 
MOd ‘paypejap-tuas /a] Burs 
® sapNpur pur sjenplarput 
aIOUI JO aUO Jo adUapIsel JO aUTOY 


® se pasn Jo paydope ‘pauZisap 


NOLTIWVH dO ALID 


BAOge 9 pure fF “E 228 


sjuaunJede Woo1pagq auo 

pue Jojayoeq snsiaa sjusutjiede 
wloo1pag asoul 10 omy Aq 

a81eyo jo uoHeHUalayIp saptaocid 
ing ‘peuyap Ajjeoytoeds you 


peuyap Alpeoyioeds you 


sued jeyuozioy e uo sylun 
Surjamp Aue 3unjnge jou pue 
s]]2M JO [BM JeorJaa eB Aq payoeye 
gqiun 8ul]jamMp asoul Jo 3274) 

jo Zunsisuco Surpying jequapisel 


S][eM JO [[eM [eOQIaA 
e Aq payoeye syiun 8urjamMp omy 
jo 8uysisuco 8urpying jenuapisel 


ainpniys Jayjoue 


0} peypeye jou yun Zuljjamp auo 
jo Sunsisuco Surpying jenuapises 


pauyap Ajjeoyieds you 


HLYOMLNEM 
-NOLTINVH dO NOIDga 


SMV 1-Ad SOUVHO LNYWdOTSASC ‘TVdIDINOW NI GHNIWAC SV 


SONITISM ‘TVILNACISHaA JO SHTWOOYLVO 


9-¢ WANS 


s8uyjamp aidninw “Z 


i 
1 
BuyPPMp Moy 'F 


Suyjemp peyoeyap-nweg 


SurPMp payperap-2[8uls 


[enuapisay 


sdasn TWLLNSCISaa 


2-01 
DEVELOPMENT CHARGE POLICIES (Cont'd) 


2.12 Definition of Non-Residential Uses 


Most Ontario municipalities with development charge by-laws in place have utilized 
a standard non-residential category of definition. Further refinement of non- 
residential into sub-categories of industrial, commercial and institutional is difficult 
given problems with definitions, and assessment of average service usage within 
these sub-categories 


With respect to definition of these categories, difficulties are experienced because of 
the potential broadness of those definitions. As with residential development, 
definitions are often provided within zoning by-laws. An industrial zoning may 
allow for professional business buildings, institutional activities such as 
arenas/community centres, commercial activities such as restaurants, showrooms, etc. 
Each of these building use examples can be found within the Region’s Mountain 
Industrial Park. 


Within sub-categories, usage of certain services can also vary widely. For example, 
a commercial store would have a different water and sewer usage versus a 
commercial restaurant versus a commercial car wash. Hence, refinement of sub- 
category may not produce different results from the use of a standard non-residential 
category. 


As with the review of residential costs, a summary of non-residential use definitions 
provided within the development charge by-laws for the Region, Hamilton, Stoney 
Creek, Flamborough and Glanbrook are provided in Figure 2-7. The Region’s by-law 
does not provide a definition of non-residential use. As well, the Region’s definition 
of gross floor area does not appear to be consistent with the definitions used in other 
lower tier by-laws. 


Recommendation 


That commensurate with the 1993 Development Charge update, the key non- 
residential definitions be similar to the following: 
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"non-residential is defined as buildings or structures designed, adopted, or used for 
any purpose, but does not include land designed, adopted or used for residential 


purposes." 


"Gross floor area is defined as the total area of all floors above and below grade 
within the exterior perimeter of a building, but does not include an area for parking 
and loading or for access and manoeuvring."’ 
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2.13 Conversions 


The council of a municipality may pass by-laws for the imposition of development 
charges against land if the development of the land would increase the need for 
services and the development requires. 


(a) the passing of a zoning by-law or of an amendment thereto under section 34 
of the Planning Act, 1983; 


(b) the approval of a minor variance under section 44 of the Planning Act, 1983; 


(c) a conveyance of land to which a by-law passed under subsection 49(7) of the 
Planning Act, 1983 applies; 


(d) the approval of a plan of subdivision under section 50 of the Planning act, 
1983; 


(e) a consent under section 52 of the Planning Act, 1983; 
(f) the approval of a description under section 50 of the Condominium Act; or 


(g) the issuing of a permit under the Building Code Act in relation to a building 
or structure. 


Conversions often involve a rezoning approval and may involve a building permit 
for minor renovations or alterations. In the determination of whether a development 
charge should be imposed, the major consideration is whether the change in use of 
the building or land would increase the need for services. Often a detailed analysis 
to assess this may be costly or time consuming and may not lead to an amount 
specific to the last dollar. Most municipalities have provided for conversions from 
residential to non-residential or vice versa by way of a credit equal to the 
development charge for the prior use. 


Conversions within a category of use may also be possible. Within a residential use, 
conversion from a single-detached to multiple apartments may provide for additional 
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charges to be imposed. In this instance, though, the Regulations provide the 
following provisions: 


Except where such approval would only permit the enlargement of an existing 
dwelling unit or the creation of one or two additional dwelling units in an existing 
single detached dwelling or one additional dwelling unit in any other existing 
residential building, other than: 


e _ in the case of an existing single detached dwelling, the total gross floor area 
(above grade floor area measured from the outside surface of exterior walls) 
of the additional one or two units, exceeds the gross floor area of the existing 
dwelling unit; 


e in the case of a semi-detached or row dwelling, the additional unit has a gross 
floor area greater than the gross floor area of the existing dwelling unit; 


e in the case of any other residential unit (eg. apartment), where the additional 
unit has a gross floor area greater than the gross floor area of the smallest 
dwelling unit in the building. 


Conversions within the non-residential category may also be possible where 
differential development charges have been provided for within the by-law for 
commercial, industrial and institutional uses. 


The Region presently has a policy which provides that the development charge will 
be applicable against building conversions (residential to non-residential, non- 
residential to residential) less a credit for the existing use of the building based upon 
the prevailing D.C. rate for that use. This policy is similar to policies adopted by 
most Ontario municipalities and requires an incremental payment for increased use 
of services. 


Recommendation 


That the Region’s present policy for building conversions be continued. 


35 EXISTING FINANCIAL 
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34 Overview 


At the time of the passage of the Region’s Development Charge By-law on June 19, 
1990, there were a number of historical policies in place which were continued in 
tandem with the development charge policies. The maintenance of these policies 
requires examination within the context of the Development Charges Act, the Local 


Improvement Act and the Planning Act. 


The issues reviewed in this chapter are summarized below: 


Section 
Reference Issue 
oz Developer to Pay for Services Which Abut Their Land 
3.3 Best Efforts Arrangements 
3.4 Local Improvement Act 
She Flankage Charges 


3.6 Reversed Lot Frontages 


EXISTING FINANCIAL POLICIES (Cont'd) 


3.2 Developer to Pay for Services Which Abut Their Land 


Under current policy, the Region will construct (or may have constructed in the past), 
sewer and water projects which provide servicing to undeveloped land. The costs 
of the works are funded by the Region with funding deferred for the future. When 
the property seeks to develop in the future, the Region imposes a per metre charge 
against the development to recover past costs incurred. 


This policy was in place when the primary authority to recover costs was provided 
by the Planning Act. The charge was included as a cost within the planning 
agreements and the funds were collected at the time of agreement signing. 


Under the Development Charges Act, the sewer or water project would be viewed 
relative to its growth related component to which the growth portion would be 
funded from the development charge. This project, therefore, would be included in 
the Region’s uniform development charge. 


Recommendation 
That the Region estimate and incorporate the costs of services, which would 


otherwise be recovered under its abutting land policy, into the general development 
charge. 
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3.3 Best Efforts 


The Region presently requires a development to construct sewer and water services 
within a plan of subdivision. At times, when services are located at the perimeter 
of the property which will benefit adjacent lands, the Region has assisted the 
subdivider to recover a portion of the services from other land owners. The costs are 
recovered from future benefiting lands through the establishment of a one foot (or 
.3 metre) reserve. To assist the land owner, the Region agrees to use its "Best Effort" 
to recover a portion of these costs from future developments and direct these funds 
back to the original developer. This is done by including best effort clauses in the 
subdivision agreements. The Development Charges Act does not specifically address 
the use of a best effort clause. It is recommended that the costs normally recovered 
by the use of this clause, be recovered instead from the development charges. 


Recommendation 


That the Region estimate and incorporate the costs of future services which would 
otherwise be subject to a best effort clause, and incorporate them into the general 
development charge. 
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3.4 Local Improvement Act 


The Region provides sewer and water services to areas where the local property 
owners have petitioned for works under the Local Improvement Act. In situations 
where undeveloped land adjacent to the services benefits from the servicing, the land 
owner is charged the local improvement rate, plus the proportionate share of the 
project cost which is not recovered through the frontage charge at the time the 
property develops. 


The portion of the cost levied under the Local Improvement Act is a cost which can 
be assessed against the undeveloped land owner under the authority of the Local 
Improvement Act. The requirement to pay for the proportionate share of costs (net 
of oversizing) not charged under the Local Improvement Act has, in the past, been 
imposed as a financial condition to an agreement under the Planning Act. 


The basis for imposing financial conditions as part of development agreements was 
to allow the Region to fund the costs not recovered under the Local Improvement 
Act. These costs may be recovered under the Development Charges Act to the extent 
that the growth portion of the project may be included in the development charge 
calculations. On this basis, the growth component of the project is funded by the 
DCA with the existing benefit portion of the project being funded under the Local 


Improvement Act. 


Recommendation 


That the Region continue its policies with respect to emplacing services under the 
Local Improvement Act except in regard to recovery of the unfunded share of the 
local improvement cost. The growth related component of the unfunded cost should 
be recovered through the development charge with remaining cost being funded 
from rates or tax levy. 


EXISTING FINANCIAL POLICIES (Cont'd) 


3.5 Flankage Charges 


The Region imposes flankage charges for those properties which abut sewers or 
water services which were installed prior to the development of the property. The 
policy provides that the land owner will pay a charge based upon the length of 
property abutting the easement times a rate per foot or metre. 


Prior to the Development Charges Act, 1989, this policy provided the Region with a 
method of funding sewer and water services. The Region would pre-construct the 
service and delay imposing a charge until the property was developed. 


Except for a transitional period (Planning Act, 1983 to Development Charges Act, 
1989), the need for flankage charges should diminish. If the sewer or water main to 


be constructed is assessed as wholly or partially growth related, funding of the 
growth related costs would be from development charge reserves. When the 
property is developed, a development charge is paid by the property owner which 
would flow back to the reserve fund which originally funded the sewer or 
watermain. 


With respect to transitional matters (services constructed prior to the Development 
Charges Act, 1989 versus abutting properties which will developed post development 
charge by law adoption), recoveries may still be possible to fund works constructed 
prior to the passing of the Region’s D.C. by-law. If debt charges (or internal debt) 
is outstanding on certain works, the growth related component of these works may 
be incorporated into the development charge. If the Region has “sunk costs" relative 
to certain works, the Act is less clear on how these costs may be recovered. 


Recommendation 


That the Region estimate the growth-related component of future flankage costs and 
that these costs be incorporated into the general development charge. 


a0 
EXISTING FINANCIAL POLICIES (Cont'd) 


3.6 Reversed Lot Frontages 


The Region constructs various works under the authority of the Local Improvement 
Act. In certain instances, these works abut lands which are yet to be developed. For 
planning or other reasons, the Region may register a one foot (.3 metre) reserve along 
the road easement (adjacent to the property) to restrict the property from accessing 
the service. The landowner is then required to reverse the frontage of the property 
and to provide road access and other servicing from another part of the property. 


In these instances, the development should not be required to pay for the local 
improvement work installed to which benefit will not be received. If the Region 
registers a one foot (.3 metre) reserve along the road easement, the property 
technically does not abut the services. 


Recommendation 


That reversed lot frontages which have restricted access to services installed under 
the Local Improvement Act not be required to pay for the constructed works. 


METHODOLOGY OF 
APPORTIONING COSTS FOR 
REGIONAL SERVICES 


4-] 
METHODOLOGY OF APPORTIONING COSTS 
FOR REGIONAL SERVICES 


4.1 Approach Overview 


The Development Co-ordinating Committee requested that the methodology and 
approach to calculating development charges be presented for consideration with 
particular attention being made to identifying possible measurement standards and 
a basis for assigning residential /non-residential allocations for each Regional Service. 


An approach adopted by many municipalities in Ontario is presented schematically 
on Figure 4-1. Boxes A to D provide the basis for identifying potential growth- 
related capital projects. These projects may exist within the Region's capital forecast, 
engineering servicing studies, masterplans or other municipal studies. Sometimes, 
additional projects may have to be developed based upon staff review of certain 
service areas. 


From the potential growth-related capital program, applicable grants, subsidies and 
other contributions (Box E) are netted off of the gross project cost. Box F provides 
that if certain works have been oversized to accommodate future growth and the 
Region is presently repaying the debt financing on these works, then the debt charges 
may also be incorporated into the total net applicable capital program (Box G). The 
Regulations to the Act require that service standards (Box H) be used in the 
development charge calculations, from the perspective that the charge be based on 
the provision of services no higher than what has been provided over the past 10 
years. The use of the service standards assists in the identification of the net growth- 
related capital costs (Box J). 


Some of the capital costs identified in Box G will not be eligible to be included within 
the D.C. calculations. This will occur because a portion of the project is non-growth 
related (i.e. replacement) or, based upon service standard measurements, the benefit 
of the project will be to the population growth outside of the forecast period. 


The methodology described in Figure 4-1 can be translated into calculations for 
development charge purposes. Figure 4-2 presents a hypothetical calculation sheet 
for one sub-component of a Regional Service, which incorporates the elements 
provided on Figure 4-1. 


FIGURE 4-1 


PROCEDURE FOR DETERMINING NET (NON) RESIDENTIAL 
GROWTH RELATED CAPITAL COSTS 


A 
LONG RANGE 

|CAPITAL SPENDING 
NEEDS 


B 
5 YEAR CAPITAL 
BUDGET/FORECAST 


D 


POST 5 YEAR 
CAPITAL FORECAST 


C 
BUDGET/FORECAST 
AMENDMENTS 


F 
PREVIOUS 


E 


SUBSIDIES AND 
RECOVERIES 


OVERSIZING COSTS 


G 
APPLICABLE 


NET CAPITAL 
PROGRAM 


H 
APPROVED AND 
ATTAINED SERVICE 
STANDARDS 


| J K 
NON-GROWTH GROWTH POST PLANNING 


SHARE SHARE PERIOD GROWTH 


L M 
RESIDENTIAL NON-RESIDENTIAL 


SHARE SHARE 


ie) 


FIGURE 4-2 Amd 
"HYPOTHETICAL EXAMPLE" 


NET GROWTH-RELATED CAPITAL COST ANALYSIS 


MUNICIPAL SERVICE CATEGORY: 1. ADMINISTRATION SERVICE COMPONENT: 1.1 Facilities 


1. COUNCIL-APPROVED STANDARD OF SERVICE PROVIDED 


The Regional Administration Building is located at 123 Urban Road. The building was expanded in 1980 to centralize all departments. The 
facility is sized to 126,900 sq.ft. There is also a shared facility with the Police Department which is a total of 35,900 sq.ft. As this facility is 
shared, 52% of the space has been allocated to Administration. The Health Department and Social Services Departments also have several 
offsite locations totalling 30,308 sq.ft. In total, the Region has 175,900 sq.ft. Departments located within the building include CAO, Legal, 
Finance, Planning, Public Works, Social Services, Health as well as the Council Chambers. The present service level standard is .56 sq.ft. of 
administrative space per capita. 


A 50,000 square foot expansion to the present facility is planned for 1995 at a cost of $10 million. 


; NET GROWTH-RELATED CAPITAL COSTS IN ACCORDANCE WITH SERVICE STANDARDS 
a furnished and equipped square foot of administrative space 
22 Unit standard per 1,000 residents . 
Cost per unit 
Service cost per 1,000 residents 
Net increment in residents (in 000’s 1992-2002) 
Growth-related service cost required (1992-2002) 
Less: amount anticipated by Council for subsidy and other contributions 
Net growth-related capital cost / 
Residential share (80%) 
Non-residential share (20%) | . 


NET GROWTH-RELATED CAPITAL COSTS IN ACCORDANCE WITH CAPITAL FORECAST 1992-2002 (000 $1992) 


; DISTRIBUTED AS FOLLOWS: 
PROJECT NAME : : 


ATTRIBUTABLE TO THE 
NEED RESULTING FROM 
DEVELOPMENT 


DEVELOPMENT 
(1992-2002) 


Building Expansion 


4-4 
METHODOLOGY OF APPORTIONING COSTS 
FOR REGIONAL SERVICES (Cont'd) 


Figure 4-2 is divided into three sections. Section 1 identifies the service, the quantity 
of the service provided (eg. 175,900 sq.ft. of Administrative Building space) and the 
present service standard provided (eg. .56 sq.ft. of Administrative Building space per 
capita). Section 2 calculates the upper limit of what could be collected from 
development over the 10 year forecast period. -This is performed by taking the 
service standard based on 1,000 residents (line 2.2) multiplying the standard by a cost 
per unit for that standard (line 2.3) which then provides a cost standard which the 
municipality presently provides (line 2.4). This service cost per 1,000 residents is then 
multiplied by the forecast population (line 2.5) to identify a growth-related service 
cost (line 2.6). Line 2.7 identifies anticipated grants, subsidies and other contributions 
which may arise over the forecast period. Netting off this amount provides a net 
growth-related capital cost (line 2.8). Line 2.9 and 2.10 present the residential and 
non-residential shares of the net growth-related capital cost presented in line 2.8. 
These shares are provided based upon a review of existing benefits and future 
benefits derived by both forms of development. 


Section 3 of Figure 4-2 identifies the Region’s growth-related capital forecast. From 
the municipality’s Capital Budget, other documentation, or discussions with staff, a 
capital project may be identified. From the project identified, all of the net growth- 
related capital costs identified in lines 2.9 and 2.10 may be allocated to the growth- 
related project (these amounts are shown in section 3 under the heading of 
"Attributable to the need resulting from development"). It should be noted that these 
amounts will not exceed the amounts identified on lines 2.9 and 2.10. 


4-5 
METHODOLOGY OF APPORTIONING COSTS 
FOR REGIONAL SERVICES (Cont'd) 


4.2 Service Standards and Residential/Non-Residential Allocation 


The Development Charges Act, 1989 itself, does not use the phrase "service 
standards". The concept is introduced in section 3 of O.Reg. 725/89 and also referred 
to in s.11(2). Section 3(1) requires that the calculation of development charges be 
based on "... the provision of services at standards no higher than the standards to 
which such services are currently provided or have been provided at any time in the 
ten years preceding the calculation". This provision is subject to s.3(2) which requires 
that the standards involved must "... have been approved by Council and form part 
of an adopted official plan, an approved capital forecast or other similar expression 
of the intention of Council". 


Section 3 goes on, in s.3(3), to indicate that the approved standard above may be 
based on the provision of a service throughout the municipality or within a portion 
thereof, as designated in a D.C. by-law. Subsections (4) and (5) indicate that a 
municipality may change the manner in which services are provided based on 
changes in "... the design, delivery or operation of the affected services ..." so long as 
the calculation does not provide for the imposition of a higher standard of service, 
than the previously attained level referred to above. The one exception to this 


provision is where another Act requires service standards higher than those 
currently applied..." 


¢ The per capita service standard is used as part of establishing the net growth- 
related capital cost. This total cost is then attributed to the general category 
of residential uses and to the general category of non-residential uses, in 
accordance with their proportionate service usage requirements. 


e This determination reflects a reasonable attribution of the need for each 
municipal cost item, that results from residential vs. non-residential (.e. 
industrial, commercial and institutional) development. These cost-share 
percentages are established following consideration of several factors, 
including: 


4-6 
METHODOLOGY OF APPORTIONING COSTS 
FOR REGIONAL SERVICES (Cont'd) 


- the number of residents and employees that are expected to be added 
to the municipality during the planning period involved. This 
increment, of course, may be different than the composition of those 
currently living in or working in the municipality. On the assumption 
that the requirement for service per resident is approximately equal to 
the requirement for service per employee, then each number can be 
ratioed against the total, in order to calculate a cost share; 


- the characteristics of the service requirements for each class. This 
involves exploring whether one additional employee should, in fact, be 
given equal weight, in cost sharing, to one additional resident. For 
example, engineering assumptions for employees vs. residents are often 
available for items such as traffic generation, water usage and waste 
generation. 


The control of service standards is fundamentally a matter ensuring that a 
municipality does not exceed broad levels of provision. These can be expected to 
take the following sorts of forms: 


e _ water availability, pressure and quality; 

e electrical power and outages; 

e number of garbage pick-ups per week; 

° average fire vehicle response time; 

° —_ overall level of road service based on travel times; 

e _ availability of particular types of recreational facilities - indoors and outdoors. 


°  Theservice standards deal predominantly with capital items on a facilities per 
capita basis. This has the effect of addressing service standards at a more 
detailed level than would appear to be required by the D.C.A. and 
Regulations; however, quantity measurements of the type used (eg. trucks per 
capita) can be directly related to spending needs and have the advantage of 
specificity. The measurement of service quality standards is covered via the 
cost per unit involved, at a level which is typical of what the municipality has 
been providing and is seeking to provide. 


4. METHODOLOGY OF APPORTIONING COSTS 
FOR REGIONAL SERVICES (Cont'd) 


e It is noted that a "per capita" basis is often used for many of the municipal 
services. This use of residents is, in fact, a form of "persons equivalent" 
calculation. For example, if a municipality has 0.5 locally employed persons 
for every resident, services can be ratioed against the number of residents, 
with each unit pertaining to one resident and 0.5 employees. This approach 
is sound where the resident:employee ratio in the growth increment, is 
expected to be similar to what is found in the base population. 


Based upon the foregoing discussions and the present services provided by the 
Region, Table 4-1 presents a listing of possible measurement standards and 
residential/non-residential allocation basis for each service. 


Recommendation 


That the methodology for Apportioning Costs for Regional Services provided in 
Table S-1 be utilized as the basis for the 1993 Development Charge Update. 
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5-1 
20 YEAR SERVICING STRATEGY 


The terms of reference called for an examination of the advantages and disadvantages 
of implementing a 20 year servicing strategy where either market forces dictate the 
pattern of development or the Region dictates the pattern of development and 
recommends appropriate action. 


The 20 year servicing strategy referenced above relates primarily to the 
sewer/water/transportation services necessary to allow growth to continue. These 
services are necessary to allow development to proceed. Figure 5-1 provides the 
timing for emplacement of Regional services versus the timing of development. As 
depicted, sanitary, water and storm servicing must be in place prior to the 
construction of the first building within a development. Services such as roads and 
solid waste may be staged between just prior and after development approval. Other 
Regional services such as transit, police, administration, etc., are population related 
and generally would be provided during or after the development is completed. 


Figure 5-2 presents the planning process for local government. The Region’s Official 
Plan is the key planning document which would facilitate development across the 
whole of the Region. The Official Plan is prepared by the Regional Corporation 
under the legal authority provided by the Planning Act, 1990 and the Regional 
Municipality of Hamilton-Wentworth Act (1990). This Plan deals with matters of 
Regional concern and with those matters which are direct Regional responsibilities. 
Generally, the areas of Regional interest are: 


(1) Population size of communities, 
(2) Supply and general location of future housing, 


(3) General location of future industrial complexes and shopping facilities of 
Regional scale, 


(4) | Supply of water and the provision of sanitary sewage and waste disposal 
services, 


(5) Provision and coordination of social and public health services, 
(6) Regional roads and public transit, and 


(7) Management of natural and historical resources. 
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5-4 
20 YEAR SERVICING STRATEGY (Cont'd) 


It is not the intention of the Regional Plan to interfere with those planning matters 
which are considered to be the responsibility of the Area Municipalities. The 
Regional Plan is primarily a policy document and it is expected that the detailed land 
use designations will be implemented by the Area Municipal Plans. 


Upon completion of the Region’s Official Plan, updates in the lower tier 
municipalities’ plans and other planning documents may occur. The planning 
documents identified on Figure 5-2 are not static documents. Changes to all of these 
documents are constantly being considered, with amendments being approved from 
time to time. These amendments arise primarily from two sources, market influences 
and Federal/Provincial influences. With respect to Senior Government influences, 
municipalities must conform to changes in Federal/Provincial statutes and 
regulations. These changes must be considered by the Region and lower ter 
municipalities relative to policies established and approved within the Official Plan 
and other planning documents. 


Market influence can also require changes to be made to these planning documents. 
Owners of land will seek to identify their market niche and the demands and needs 
of that particular niche. Factors such as social, economic, and/or locational 
preference can influence the potential use a land owner may want for development 
of the land. Potential uses of the land can change over time as a result of changing 
consumer preference. These changes in consumer preference can also require 
possible changes to planning policies. 


From an engineering costing perspective, as the development moves further along 
in the development process, the ability to determine more detailed engineering 
services and costing increases. Figure 5-3 provides a summary of the level of 
detailed engineering work possible at various stages in the development process. If 
a 20 year servicing plan is developed, different lands throughout the Region would 
fall into different stages in the development process. As such, the preparation of a 
servicing study may provide a very detailed project listing and costing versus other 
areas which all have less detailed information. The servicing plan, once prepared, 
must be monitored and kept up-to-date with changes occurring within the 
development process. 


FIGURE 5-3 


LEVEL OF ENGINEERING PROJECT COSTING AVAILABLE 
AT INTERVALS OF THE PLANNING PROCESS 


PLANNING PROCESS 


Official Plan 


Lower Tier Official Plan 


estimates of STP and WTP capacity needs 

based upon acres of designated land by use 
e preliminary trunk configuration based upon 
topography of the land 


identification and costing of arterial road 
system 

e based on municipal road patterns, costing of 
water and sewer subtrunk system 


Secondary Plan e identification of local sewer and watermain 


works 
e refinement of system capacity needs 
e identification of possible turning lanes, 
signalization, etc. 


finalization of system design capacities and 
major infrastructure requirements 


Development Stage 


fine tuning of connectors, possible system 
lopping, storm run off, etc. 


20 YEAR SERVICING STRATEGY (Cont'd) 


The preparation of a 20 year Engineering Servicing Plan must take into account the 
needs of internal departments and external agencies while applying accepted 


engineering principles when providing infrastructure servicing to land. 


considered within a servicing plan are provided below: 


Engineering: 
e engineering standards/principles 
e topography of the land 
¢ capacity of systems and subsystems 


Planning: 
e identification of developable areas 
¢ protection of nature features 
e type of development, densities 
e land patterns, road pattern input 


Finance: 
¢ amount of financing available 
e —_ timing of financing availability 
e minimization of cost with maximization of servicing 


Provincial / Federal Government: 


e environmental studies (minimum) 
e —_ effluent/water qualities 

¢ minimum quantity standards 

e health standards 

° labour/construction standards 


Market: 
° demand for housing and forms of housing 
e timing and quantum 
e demand for non-residential space 
e« timing and quantum 
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5-8 
20 YEAR SERVICING STRATEGY (Cont'd) 


Given that the servicing plan incorporates input from external parties and internal 
departments, there may be times where possible problems may arise amongst 
disciplines (Finance, Engineering, Planning). Figure 5-4 presents three situations 
which were discussed with the Development Co-ordinating Committee. The issues 
discussed centred on the type, sizing and location of engineering services versus the 
impact on the Planning and Financial policies of the Region. As presented, often 
there are alternatives available to staff and Council in resolving a situation, but the 
alternative selected may not be consistent with the policies of each of the three 
disciplines. 


To some extent, Official Plan policies may be established to guide staff and Council 
in resolving certain issues which arise but will not resolve all situations which may 
arise. Certain situations will require a more detailed review of planning policies, 
review of servicing availability, cost/benefit analysis, etc., and hence a co-ordinated 
staff approach would be required to resolve these possible situations. 


Recommendation 


That, for sewer and water services, a 20 year servicing strategy be prepared which 
provides for both the addition of new infrastructure and for the maintenance, repair 
and replacement of existing infrastructure. 


That the Capital Budget be expanded from a five year financial plan to a ten year 
financial plan. 


That, Official Plan policies be prepared to guide Council and staff on how 
development, outside of the urban servicing area which is accessible to urban 
services, will be dealt with should applications for servicing be made. 


That staff continue to monitor and consider market demands for major services in the 
preparation of the Region’s servicing strategy and Capital Budget. Where requests 
are made for servicing which are not provided for within the Capital Budget or 
within the timing provided for in the Capital Budget, that staff coordinate its review 
based upon planning policies, servicing availability, cost/benefit analysis, financing 
options, etc. 
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